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 HUNTINGTON BEACH

TO: Planning Commission

FROM: Scott Hess, AICP, Director of Planning and Building
BY: Rosemary Medel, Associate Planner

DATE: November 22, 2011

SUBJECT: ENVIRONMENTAL IMPACT REPORT NO. 10-004 (BEACH AND ELLIS
MIXED-USE PROJECT)

APPLICANT: City of Huntington Beach, 2000 Main Street, Huntington Beach, CA 92648
PROPERTY

OWNER: Morrie Golcheh, Progressive Property Management, 10537 Santa Monica Blvd., Ste.
350, Los Angeles, CA 90025

LOCATION: The project site is 2.74-acres, located at the southeast corner of Beach Boulevard and
Ellis Avenue.

PROJECT OVERVIEW

In accordance with the California Environmental Quality Act (CEQA), Environmental Impact Report
(EIR) No. 10-004 was prepared by Atkins to analyze the potential environmental impacts associated with
implementation of the proposed development of a six-story mixed-use project consisting of retail and
residential uses. The project would result in the construction of approximately 37,000 sf of retail uses,
105 residential units, and 483 parking spaces (220 retail and 263 residential parking spaces). Levels one
and two of the proposed project would house the commercial component, including an approximately
30,000 sf market use, approximately 7,000 sf of retail shops, and retail parking. Additionally,
approximately 1,850 sf of public open space would be provided at the corner of Beach Boulevard and
Ellis Avenue. Parking for the residential portion of the proposed project would be provided on level
three. Levels four through six would include 105 condominium residential units and 10,500 sf of open
space for residential use. The existing service station, restaurant and retail uses would be demolished as a
result of this project.

APPLICATION PROCESS AND TIMELINES

DATE OF COMPLETE APPLICATION: MANDATORY PROCESSING DATE(S):

Draft FIR: May 25, 2011 Within 1 year of complete application; May 25, 2012
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CEQA ANALYSIS/REVIEW

In accordance with the California Environmental Quality Act (CEQA), EIR No. 10-004 was prepared by
Atkins to analyze the potential environmental impacts associated with implementation of the proposed
project as well as identify appropriate mitigations measures. The proposed project is located within the
Beach and Edinger Corridors Specific Plan (BECSP), adopted in March 2010. Development on this
project site was included in the Notice of Preparation for the BECSP EIR (Program EIR No. 2008-008),
which anticipated a total of 120 residential units and 71,000 square feet of retail commercial and a two-
level health club for the subject property.

The 45-day review of EIR No. 10-004 began on Friday, September 9, 2011 and closed on Monday,
October 24, 2011. The Final Draft EIR, including the Responses to Comments and any text changes as a
result of the public comment period, will be distributed {o the Planning Commission and posted on the
City’s website when available.

The required CEQA procedure that was followed is outlined below:

July 2009 Staff conducted an initial study and determined that an EIR would be
required.
July 31, 2009 Notice of Preparation was filed with the State Clearinghouse to notify the

public of intent to prepare an EIR.

July 31. 2009 to

August 31, 2009 Initial Study/Notice of Preparation available for 30 day public review and
comment period.
August 21, 2009 A Public Scoping Meeting was held to solicit comments and issue areas to

be studied in the EIR.

September 2, 2011 Notice of Completion was filed with the State Clearinghouse.

September 9. 2011 to Draft EIR available for public review and comment for forty-five days.
October 24. 2011

October 6. 2011 A Public Comment Meeting was held to solicit comments on the adequacy
of the Draft FIR.
December 13, 2011 Tentative Public hearing is scheduled before the Planning Commission to

Certify Final EIR No. 10-004

In the EIR, the direct, indirect and cumulative impacts of the proposed project are addressed, as are the
impacts of the alternatives. The project analyzed in the EIR is a conceptual development because no
formal application has been submitted. The conceptual design is based on the development standards of
the Beach and Edinger Corridor Specific Plan (BECSP). The project specific EIR must be adopted and
certified by the Planning Commission prior to any action on a development proposal.
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Scope of the EIR Analysis

As the analysis in Draft EIR No. 10-004 is tiered from the BECSP Program EIR, the environmental

impacts for certain issue arcas of the project are substantially consistent with the ‘analysis in the BECSP =

Program EIR and did not require substantial additional analysis. Based on a preliminary environmental
analysis and a review of the BECSP Program EIR, the following issue areas did not require substantial
additional analysis in Draft EIR No. 10-004:

= Biological Resources

»  Cultural Resources

=  Geology/ Soils

» Hazards and Hazardous Materials
» Hydrology / Water Quality

» Land Use / Planning

* Population / Housing

= (Climate Change

The following resources were determined to need additional analysis due to the fact that with
implementation of the required mitigation measures potentially significant impacts would occur, or
additional, project-level analysis was not previously completed. Therefore, detailed analysis of the
following resources is provided for the following:

»  Aesthetics / Visual Quality
*  Air Quality

» Noise

= Public Services

= Recreation

»  Transportation/Traffic

»  Utilities / Service Systems

No impacts to Agricultural Resources and Mineral Resources were determined; as such, no analysis is
provided in the draft EIR.

Project Impacts

Although some issue areas required more detailed project-level analysis than others, all 15 issue areas
noted above were analyzed for potential adverse environmental impacts as a result of the proposed project.

The EIR determined that the project would result in no impacts or less than significant impacts in the
following issue areas:

* Land Use / Planning
= Population / Housing
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The EIR determined that implementation of the proposed project would result in significant or potentially
significant impacts that could be mitigated to a less-than-significant level in the following issue areas
(refer to Attachment No. 2}

‘s Aesthetics/ Visual Quality
»  Air Quality (operation)
» Biological Resources
= Cultural Resources
* Geology/ Soils
» Hazards and Hazardous Materials
»  Hydrology / Water Quality
» Noise
=  Public Services
= Recreation
» Transportation/Traffic (project specific)
»  Utilities / Service Systems
* Climate Change

The EIR determined that implementation of the proposed project would result in significant, unavoidable
impacts in the following issue areas:

*  Ajr Quality (construction)
» Transportation/Traffic (cumulative only)

Alternatives

The EIR also presents alternatives to the proposed project that could avoid or reduce the severity of
impacts described in the issue areas above. Three Alternatives were evaluated in the Draft EIR and
described as follows:

Alternative 1: No Project/No Development Alternative - This alternative would serve as the “no
development” alternative with the site remaining in its existing condition. Under this alternative all
existing development and uses would remain.

Alternative 2: All Commercial Alternative — Alternative 2 assumes that the site would be developed
with 77,300 sf of commercial uses and a three-story parking structure. All commercial development
would front Beach Boulevard and Ellis Avenue. Development would include a one-story, 22,500 sf
market at the corner of Beach Boulevard and Ellis Avenue, as well as a one-story, 5,000 sf restaurant on
Beach Boulevard in the location of the existing restaurant. Two, three-story buildings consisting of
approximately 16,600 sf of ground-floor retail uses and 33,200 sf of office uses on the upper two levels
would be constructed along Ellis Avenue. A total of 7,700 sf of public open space would be provided on
site in the form of an internal plaza area. Parking would be provided in a three-story, four-level (one level
below grade, one level at grade, and two levels above grade), 240-space parking structure and a 48-space
surface parking lot located along the southern boundary of the site. A total of 288 parking spaces would be
provided on the site.
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Alternative 3-Increased Residential Mixed Use Alternative: Alternative 3 includes development of a
mixed-use project consisting of two buildings comprised of 274 apartment dwelling units and 8,500 st of
commercial uses, as well as a 463-space, parking garage. Development along Beach Boulevard would be

_four stories in height; the remainder of the site would have development six stories in height, Residential

development would include 7 live-work units, accessed directly from Ellis Avenue, as well as 25 studio
units, 117 one-bedroom units, and 125 two-bedroom units located on the upper levels of the development
and accessed from the interior of the proposed building. Most of the residential dwelling units would be
oriented around a courtyard located on the podium level (Level Two). Commercial uses would be located
on the ground floor fronting Beach Boulevard. Parking would be provided in a 463-space parking garage
located on the ground floor and on one subterranean level. Alternative 3 would include 16,000 sf of
public open space in the form of an internal plaza area associated with the commercial uses, a courtyard
on the podium level, and 16,020 sf of private open space, including dwelling unit balconies and patios.

In addition to the identified aliernatives, other alternatives were considered but ultimately determined to
be infeasible. Overall, the No Project Alternative would result in the fewest number of impacts, and
would eliminate significant and unavoidable impacts identified for the proposed project, but would not
achieve any of the project objectives. Alternative 2 results in a significant and unavoidable impact for
greenhouse gas emissions and doesn’t meet objectives for a mixed use project. Because Alternative 3
would result in the development of an additional 169 residential units compared to the proposed project,
increased demands associated with the increased residential population, including demands for public
services, recreation as well as utilities would occur. These impacts would remain less than significant, but
would be greater than the proposed project. Alternative 3 would not exceed anticipated daily traffic
volumes identified for the BECSP under 2030 conditions but would generate a greater number of vehicle
trips than the proposed project. With regard to greenhouse gas emissions, on a per service population
basis Alternative 3 would generate less emissions than the proposed project. Based on the analysis, the
environmentally superior alternative would be Alternative 3.

Draft EIR Conclusions

Through the use of appropriate mitigation measures identified in the EIR, the majority of the potentially
adverse impacts associated with the project can be mitigated to a less-than-significant level. However,
there are one project-specific and three cumulative significant adverse environmental impacts anticipated
from the proposed project that cannot be completely eliminated through mitigation measures. The
significant adverse environmental impacts are as follows:

Air Quality
> Projeet Specific and Cumulative—Construction of the proposed project would violate an air

quality standard as it would result in emissions that exceed the SCAQMD threshold of
significance for VOC,

Transportation/Traffic

> Cumulative—Under 2030 conditions, operation of the proposed project would cumulatively
contribute to an unacceptable Level of Service at two City intersections.
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> Cumulative-——Under 2030 conditions, operation of proposed project would cumulatively
contribute to an increase in delay at two Caltrans intersections and would increase traffic to the I-
405 northbound loop ramp, which is currently deficient.

Increased Residential Mixed Use Alternative:

Similar to the proposed project, the majority of the impacts associated with the Increased Residential
Mixed Use Project Alternative would be less than significant with the incorporation of mitigation
measures and code requirements, and it would result in the same significant unavoidable impacts as the
proposed project.

COMMENTS FROM CITY DEPARTMENTS AND OTHER PUBLIC AGENCIES

The analysis and conclusions included in Draft EIR No. 10-004 reflect and are in part based on
consultation with the Departments of Economic Development, Fire, Police, Community Services, and
Public Works.

PUBLIC MEETINGS, COMMENTS AND CONCERNS

On Thursday, October 6, 2011, approximately 11 people attended a public comment meeting that was
conducted during the 45 day public review period to collect comments on the adequacy of the draft EIR.
The meeting was noticed and advertised in the Huntington Beach Independent, and notices were sent to
interested parties, property owners, tenants and Homeowners Associations within 1,000 feet from the
project site. In addition, a meeting was held on August 21, 2009 to take comments related to the scope of
the environmental issues to be analyzed in the draft EIR in conjunction with the Beach and Edinger
Corridors Specific Plan (BECSP) Program EIR. The meeting was advertised in the Huntington Beach
Independent, and notices were sent to responsible agencies, interested parties, property owners and tenants
within the BECSP project area.

PLANNING ISSUES

Staff has analyzed the EIR with regards to the level of adequacy of the environmental issues analyzed in
the EIR, consistent with CEQA. The primary issue for the Planning Commission to consider is the
adequacy of the EIR in accordance with the California Environmental Quality Act (CEQA) guidelines.
Prior to certification and adoption of the EIR by resolution, the Planning Commission may amend the
document. However, it should be noted that removal of any of the recommended mitigation measures will
require findings and justification.

ATTACHMENTS:

1. Map of Project Site

2. Chapter 2 Draft EIR No. 10-004 dated September 2011 (Summary of Environmental Effects and Code
Requirements/Mitigation Measures)

3. Draft EIR No. 2010-004 dated September 2011 (Not Attached-Available for review at the Planning
and Zoning Counter — 3™ Flr,, City Hall and on
http://www.huntingtonbeachca.gov/Government/Departments/Planning/major/Beachwarner.cfm)
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2.1 PURPOSE OF THE SUMMARY
This section summatizes the characteristics of the proposed Beach and Ellis project (proposed project),
the environmental impacts, mitigation measures, and residual impacts with the proposed project.

2.2 INTRODUCTION

This EIR is intended to provide decision-makers and the public with information that enables them to
intelligently consider the envitonmental consequences of the proposed action. This EIR identifies
significant or potentially significant environmental effects, as well as ways in which those impacts can be
reduced to less than significant levels, through the imposition of mitigation measures (MMs), ot through
the implementation of alternatives to the project.

2.3 SUMMARY OF PROPOSED PROJECT

The proposed project would result in a six-story mixed-use development consisting of retail and
residential uses. Levels one and two of the proposed project would house the commercial componeant,
including an approximately 30,000 square feet (sf) of market usc, approximately 7,000 sf of retail shops,
and retail patking. At the corner of Beach Boulevard and Ellis Avenue approximately 1,850 sf of public
open space would provided at street level. Levels four through six would include 105 condominium
residential units and 10,500 sf of open space for residential use.

Parking for both retail and residential uses would be provided in an internal parking structure. Level one
would provide 109 retail parking spaces and Level two would provide 111 retail parking spaces. Level
three would provide 263 residential parking spaces. Vehicular access to the project site would be available
from one driveway on Beach Boulevatd, one driveway on Ellis Avenue, and the existing private alleyway
that bounds the east side of the project site, accessed from Ellis Avenue, all leading ditectly into the
proposed parking structure.

Overall, the proposed project would result in the construction of approximately 37,000 sf of retail uses,
105 residential units, and 483 patking spaces (220 retail and 263 residential parking spaces).

2.4 CLASSIFICATION OF ENVIRONMENTAL IMPACTS AND
DISCUSSION OF MITIGATION MEASURES

Potential envitonmental impacts have been classified in the following categories:

m Less Than Significant (LTS)—Results in no substantial adverse change to existing
environmental conditions
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a Potentially Significant (PS)—Constitutes a substantial adverse change to existing environmental
conditions that can be mitigated to less than significant levels by implementation of feasible
mitigation measutes ot by the selection of an environmentally supetior project alternative

m Significant and Unavoidable (SU)—Constitutes a substantial adverse change to existing

'~ environmental conditions that cannot be fully mitigated by implementation of all feasible
mitigation tneasures or by the selection of an environmentally supetior project altetnative
Cumulative impacts are also analyzed in this environmental document. Cumulative impacts refer to two
ot more individual effects that, when considered together, ate considerable or that compound or increase
other environmental impacts.

Whete significant impacts are identified, CEQA requires that feasible mitigation measures are discussed
to avoid or reduce to the extent feasible, significant effects. As described in CEQA Guidelines
Section 15370, thete are generally five categoties of mitigation measures, which include the following:

m Avoiding the impact altogether by not taking a certain action or parts of an action

Minimizing impacts by limiting the degree or magnitude of the action and its implementation

Rectifying the impact by repatring, rehabilitating, or restoring the impacted environment

Reducing ot eliminating the impact over time by preservation and maintenance operations during
the life of the action

m Compensating for the impact by replacing or providing substitute tesources or environments

In addition to project-specific mitigation measures, the proposed project is tequited to implement
applicable mitigation measures of the BECSP Program EIR intended to mitigate potentially significant
impacts associated with future development within the BECSP area.

The City of Huntington Beach imposes standard code requirements (CRs) for the purpose of controlling
ot teducing potential environmental and/or safety issues assoctated with a proposed project. These CRs
may include, but are not necessarily limited to, development standards, the payment of impact fees,
infrastructure improvements, and/or operational requirements. In this EIR, standard CRs that are
relevant to the environmental analysis are identified along with the discussion of mitigation measures in
each resource-specific discussion provided in Chapter 4 of this document. CRs often have the effect of
reducing an environmental impact, and as such, take the place of mitigation measures that would
otherwise be tequired to address impacts. CRs identified in this document are not inclusive of all code
requitements that would be imposed on the proposed project; only those CRs relevant to the
environmental analysis and identified impact are included.

2.5 SIGNIFICANT AND UNAVOIDABLE IMPACTS

The following significant, unavoidable impacts would result from future developments as permitted
under the proposed project. A detailed discussion of these impacts can be found in Section 4.2 (Air
Quality) of this document.
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m Air Quality
> Project Specific and Cumulative—Construction of the proposed ptoject would violate an air

quality standard as it would tesult in emissions that exceed the SCAQMD threshold of
significance for VOCs.

m Transportation/Traffic

> Cumulative—Operation of the proposed project would cumulatively contribute to an
unacceptable Level of Service at two City intersections.

> Cumulative—Operation of the proposed project would cumulatively contribute to an increase
in delay at two Caltrans intersections and would increase traffic to the I-405 northbound loop
ramp, which is currently deficient.

2.6 ALTERNATIVES

As required by CEQA Guidelines Section 15126.6(a) and recent court cases, an EIR must:

Describe a range of reasonable alternatives to the project, or to the location of the project, which
would feasibly attain most of the basic objectives of the project but would avoid or substantially
lessen any of the significant effects of the project, and evaluate the comparative merits of the
alternatives.

Further, CEQA Guidelines Section 15126.6(b) states:

The discussion of alternatives shall focus on alternatives to the project oz its Jocation which are
capable of avoidiog or substantially lessening any significant effects of the project, even if these
alternatives would impede to some depree the attainment of the project objectives, or would be
more costly.

Alternatives evaluated in this EIR include the following:

m Alternative 1: No Project/No Build
m Alternative 2: All Commercial
m Alternative 3: Residential Mixed-Use

2.7 SUMMARY OF IMPACTS AND MITIGATION MEASURES

Pursuant to CEQA Guidelines Section 15123(b)(1), Table 2-1 (Summary of Environmental Effects and
Code Requirements/Mitigation Measures) contains a summary of environmental impacts associated with
the proposed project, mitigation measures that would reduce ot avoid those effects, and the level of
significance of the impacts following the implementation of mitigation measutes.
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Draft EIR No. 2010-004 dated September 2011

(Not Attached-Available for review at the Planning and
Zoning Counter, 3" Flr., City Hall and online at

http://www.huntingtonbeachca.gov/government/depart

ments/Planning/major/BeachEllis.cfm




